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ARTICLE I – INTRODUCTION AND DEFINITIONS

SECTION 1.01 INTRODUCTION

The City of Victoria proposes to provide tax increment fi nancing assistance through the 
establishment of Tax Increment Financing (Housing) District No. 1-7 to assist with the fi nancing 
of certain project costs for the construction of an approximate 52-unit rental housing facility,
with an aff ordable component, by a private developer. 

This document contains the plan for achieving the objectives of the Development District
through the establishment of Tax Increment Financing District No. 1-7.

SECTION 1.02 DEFINITIONS

For the purposes of this document, the terms below have the meanings given in this section,
unless the context in which they are used indicates a diff erent meaning:

1. “City” means the City of Victoria, Minnesota.

2. “City Council” means the City Council of the City.

3. “County” means Carver County, Minnesota.

4. “Developer” means a party undertaking construction or renovation within the TIF District.

5. “Development District” means Development District No. 1 in the City, created and
established and modifi ed pursuant to and in accordance with the Development District Act.

6. “Development District Act” means Minnesota Statutes, Sections 469.124 through 469.133, as
amended and supplemented from time to time.

7. “Development Program” means the Development Program for the Development District, as
amended and supplemented from time to time.

8. “Project” means the construction of an approximate 52-unit rental housing facility by the
Developer.

9. “Project Area” means the geographic area of the Development District.

10. “Project Costs” means the cost of the development activities that will or are expected to
occur within the Project Area or TIF District.

11. “School District” means Eastern Carver County Schools (Independent School District No.
112).

12. “State” means the State of Minnesota.

13. “TIF Act” means Minnesota Statutes, Sections 469.174 through 469.1794, both inclusive.

14. “TIF District” means Tax Increment Financing (Housing) District No. 1-7 (Bethesda).

15. “TIF Plan” means the tax increment fi nancing plan for the TIF District (this document).

SECTION 1.03 PLAN PREPARATION

The document was prepared for the City by Northland Securities, Inc.
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ARTICLE II - MODIFICATION TO DEVELOPMENT PROGRAM

SECTION 2.01 OVERVIEW

The City has heretofore established Development District No. 1, initially established in April
1990 and amended on May 1, 1997 (as amended, the “Development District”) and adopted
a development program therefor (the “Development Program”) pursuant to the Minnesota
Municipal Development District Act, Minnesota Statutes, Sections 469.124 through 469.134,
and established Tax Increment Financing District Nos. 1-2, 1-3, 1-4, 1-5, and 1-6 within the
Development District pursuant to the TIF Act.

Various amendments have been adopted with respect to the Development Program, the tax
increment fi nancing districts within, and the tax increment fi nancing plans, including the 
establishment of new tax increment fi nancing districts within the Development District.

The City has determined that it is necessary to further amend the Development Program to
establish Tax Increment Financing District No. 1-7 within the Development District.

Except as herein or previously modifi ed, all other provisions of the Development Program for 
the Development District shall remain unchanged and in full force and eff ect.

SECTION 2.02 BOUNDARIES OF DEVELOPMENT DISTRICT

The boundaries of the Development District are contiguous with the boundaries of the City
depicted in Exhibit VI, as approved by the modifi cation to the Development District adopted on 
February 8, 2016 (Resolution No. 16-11).
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ARTICLE III - TAX INCREMENT FINANCING PLAN

SECTION 3.01 STATUTORY AUTHORITY

The TIF District and the TIF Plan are established under the authority of the TIF Act.

SECTION 3.02 PLANNED DEVELOPMENT

3.02.1 Project Description

The Developer proposes to redevelop a 4.33 acre site located at 1501 82nd Street in the City into
an independent adult living community that will be age restricted to residents that are 55 years
and older. All existing buildings on the site will be removed and replaced with new housing
comprised of a 37-unit three story garden apartment home building with a community center,
and four single level townhouse style home pods consisting of 15 apartment home units for a
total of 52 apartment homes.

3.02.2 City Plans and Development Program

In addition to achieving the objectives of the Development Program, the proposed development
is consistent with and works to achieve the development objectives of the City. The TIF Plan for
the TIF District conforms to the general plan for development or redevelopment of the City as a
whole.

The City has adopted land use controls to guide the use of property. The proposed
development plans for the project in the TIF District were reviewed by the Planning
Commission and the City Council as of the date of approval of this TIF Plan.

3.02.3 Land Acquisition

The City does not plan to acquire any property within the TIF District.

3.02.4 Development Activities

As of the date of approval of this TIF Plan, there are no development activities proposed in this
TIF Plan that are subject to contracts.

3.02.5 Need for Tax Increment Financing

In various materials the Developer has demonstrated that the proposed use of tax increment
fi nancing is needed to off set the high construction costs of high-quality low- to moderate-
income housing and associated infrastructure required to support the facility. Without the
proposed assistance, these initial up-front costs would make it infeasible for the Developer to
be able to charge the aff ordable rents required for low-to moderate-income residents.  Thus, it 
is the opinion of the City that the proposed development would not reasonably be expected to
occur solely through private investment within the foreseeable future and that the increased
market value of the site that could reasonably be expected to occur without the use of tax
increment fi nancing would be less than the increase in the market value estimated to result from 
the proposed development after subtracting the present value of the projected tax increments
for the maximum duration of the TIF District permi� ed by the TIF Plan.

A comparative analysis of estimated market values both with and without establishment of
the TIF District and the use of tax increments has been performed as described above and is
shown in Exhibit I. This analysis, which is not required by the TIF Act for approval of a housing
district, indicates that the increase in estimated market value of the proposed development (less
the present value of the projected tax increments for the maximum duration permi� ed by the 
TIF Plan) exceeds the estimated market value of the site prior to the establishment of the TIF
District.
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SECTION 3.03 TAX INCREMENT FINANCING DISTRICT

3.03.1 Designation

This TIF District is designated Tax Increment Financing (Housing) District No. 1-7 (Bethesda).

3.03.2 Boundaries of TIF District

The boundaries of the TIF District are depicted in Exhibit V. The TIF District includes parcel
numbers 65.0800020, 65.0800031, and the adjacent roads and right-of-way. The property within
the TIF District is legally described as follows:

Lot 2, Block 1, ARETZ FIRST ADDITION, together with the West 50 feet of Lot 3, Block 1,
ARETZ FIRST ADDITION, Carver County, Minnesota.

3.03.3 Type of District

The TIF District is designated as a “housing” district pursuant to Section 469.174, Subd. 11 of the
TIF Act.  For the designation, of a tax increment fi nancing housing district, the Developer of the 
Project will need to commit to the following:

1. Satisfy the income requirements for a qualifi ed residential rental project as defi ned in 
section 142(d) of the Internal Revenue Code. This requirement applies for the duration
of the tax increment fi nancing district.  The Fiscal Year 2018 Area Median Income for the 
County is $94,300. The developer will commit to provide (a) 20% or more of units for
occupancy by persons at 50% or less of area median gross income (estimated at $47,150) or
(b) (a) 40% or more of units for occupancy by persons at 60% or less of area median gross
income (estimated at $56,580). These income thresholds may change over the life of the TIF
District.

2. Provide that no more than 20% of the square footage of building to receive assistance
from tax increments consist of commercial, retail, or other nonresidential uses. Revenue
derived from tax increment from a housing district must be used solely to fi nance the cost 
of housing projects as defi ned in Section 469.174, Subd. 11 of the TIF Act.  The cost of public 
improvements directly related to the housing projects and the allocated administrative
expenses of the City may be included in the cost of a housing project.

3. Failure to comply with these income limitations is subject to the enforcement provisions of
Section 469.1771 of the TIF Act.

SECTION 3.04 PLAN FOR USE OF TAX INCREMENT

3.04.1 Estimated Tax Increment

The original net tax capacity of value of the TIF District will be set by the County upon request
for certifi cation.  For the purposes of the TIF Plan, the estimated original net tax capacity (base 
tax capacity) is $11,199. This amount is estimated based on the most recent published estimated
market value of $895,900 for the property within the TIF District; the tax capacity value is
calculated based on residential rental property classifi cation.

The total tax capacity value of the property after development completion (for taxes
payable in 2022, estimated to be year two of the TIF District) is estimated to be $98,475. This
amount is based on a total estimated market value of $7,878,000 with property classifi ed as 
residential rental property.  The estimated diff erence between the total tax capacity value after 
development completion (for taxes payable in 2022) and the original net tax capacity value is the
captured tax capacity value ($87,276) for the creation of tax increment.

The total local tax rate for taxes payable in 2018 is 108.74%. The TIF Plan assumes this rate
as the original local tax rate for the TIF District.  At the time of the certifi cation of the original 
net tax capacity for the TIF District, the county auditor shall certify the original local tax rate
that applies to the TIF District. The original local tax rate is the sum of all the local tax rates,
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excluding that portion of the school rate a� ributable to the general education levy under 
Minnesota Statutes Section 126C.13, that apply to a property in the TIF District. The local tax
rate to be certifi ed is the rate in eff ect for the same taxes payable year applicable to the tax 
capacity values certifi ed as the TIF District’s original tax capacity. The resulting tax capacity rate 
is the original local tax rate for the life of the TIF District.

Under these assumptions, the estimated annual tax increment will be $94,908 after development
completion for taxes payable in 2022. The actual tax increment will vary according to the
certifi ed original tax capacity value and original tax rate, the actual property value produced by 
the proposed development and the changes in property value and State of Minnesota tax policy
over the life of the district.

It is the intent of the City to retain 100% of the captured tax capacity value for the duration of
the TIF district. Exhibit II contains the projected tax increment over the life of the District.

3.04.2 Project Costs

The City will use tax increment to pay Project Costs. The City anticipates the use of tax
increment to pay administrative expenses for the TIF District and to reimburse the Developer
on a pay-go basis for certain Project Costs to provide the aff ordable housing.  A contract 
between the City and the Developer will defi ne the means for verifying Developer costs eligible 
for reimbursement and the means of disbursing tax increments collected by the City to the
Developer.

The City may also use tax increments to pay fi nancing costs.  The interest rate payable on bonds, 
the defi nition of bonds includes tax increment fi nancing revenue notes, to be issued will be set 
pursuant to a contract with the Developer.

The City reserves the right to modify the TIF Plan to provide authority to expend tax increment
from the TIF District on other housing projects that meet the criteria for establishing a housing
tax increment fi nancing district.  Section 469.174, Subd. 11 of the TIF Act defi nes a housing 
district consisting of a project, or a portion of a project, intended for occupancy, in part, by
persons or families of low and moderate income. The requirements for the establishment of a
housing tax increment fi nancing district are contained in Section 469.1761 of the TIF Act.  The 
primary criteria are income related.  The criteria are diff erent for owned and rental housing.

The practical application of this authority includes:

• The use of tax increment is not limited by pooling restrictions or the fi ve-year rule.

• The tax increment can be spent on activities outside of the TIF district, but within the
Development District.

• This authority does not extend the maximum statutory duration of the TIF district.

• The tax increment must be used solely to fi nance the cost of the “housing project” 
as defi ned by the TIF Act.  The cost of public improvements directly related to the 
housing project and the allocated administrative expenses of the City may be included
in the cost of the housing project.

• No more than 20% of the square footage of buildings that receive tax increment
fi nancing assistance may consist of commercial, retail, or other nonresidential uses.

Potential applications of this authority include:

• Individual housing projects avoiding the need for a new tax increment fi nancing 
district.

• Supplementing the revenues of another housing tax increment fi nancing district.

• Assistance for the renovation of existing housing.
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• Acquisition of land for housing.

• Assistance to make public improvements more aff ordable.

3.04.3 Estimated Sources and Uses of Funds

The estimated sources of revenue, along with the estimated Project Costs of the TIF District,
are itemized in Figure 3-1 that follows. Such costs are eligible for reimbursement from tax
increments from the TIF District. The City reserves the right to administratively adjust the
amount of any of the Project Cost items listed in Figure 3-1, so long as the total estimated tax
increment project costs amount, not including fi nancing costs, is not increased.

3.04.4 Administrative Expense

The City reserves the right to retain up to ten percent (10%) of annual tax increment revenues,
in addition to any required fees paid to the State of Minnesota and County. The City will
use these monies to pay for and reimburse the City for costs of administering the TIF district
allowed by the TIF Act. The estimated amount of tax increment revenue planned to pay
administrative expense is shown in Figure 3-1. Administrative expenses of the TIF District will
include costs related to the establishment, annual audit of the fund for TIF District, preparation
of annual reporting, legal publication of annual report, and administration of the development
agreement.
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3.04.5 County Road Costs

The proposed development will not substantially increase the use of county roads and
necessitate the need to use tax increments to pay for county road improvements.

3.04.6 Bonded Indebtedness

The City plans to use tax increment fi nancing, the increase in property taxes (tax increment) 
that will result from the Project, to pay for certain qualifi ed Project Costs eligible to be 
reimbursed from tax increment pursuant to the TIF Act. Because development will occur before
tax increment revenues will be generated and available, bonded indebtedness is anticipated.
Bonds are broadly defi ned in the TIF Act. The maximum amount of bonded indebtedness for 
the TIF District is shown in Figure 3-1. The City will not issue any general obligation bonded
indebtedness as a result of the TIF Plan.

The City may use tax increment fi nancing to reimburse the Developer on a pay-as-you-go 
(PAYG) basis for Project Costs pursuant to a contract with the Developer. A PAYG obligation
is a form of bonded indebtedness, a revenue obligation. The Developer will pay for certain
qualifi ed Project Costs, and may be reimbursed for these costs by tax increment revenue over 
time. Reimbursement with tax increment revenues from the TIF District will occur when and
to the extent tax increment revenues become available, pursuant to terms of a contract with
the Developer. Initially, the Developer will use its own funds and/or privately borrowed
funds from a bank or third party to fi nance the Project Costs. The Developer will be required 
to submit invoices to the City to substantiate the costs incurred as qualifi ed Project Costs. The 
City will then issue a PAYG note to the Developer for the principal amount equal to the Project
Costs incurred. Section 3.04.3 of the TIF Plan provides the authority for the City to consider
reimbursement of Project Costs to the Developer in an amount not to exceed $1,280,000. Tax
increment revenues generated from the new development may be used to pay debt service on
the PAYG note, inclusive of interest. If tax increment revenues suffi  cient to pay the PAYG note 
are not generated as estimated in the TIF Plan, the Developer will not be reimbursed and the
City has no obligation to pay the shortfall. With a PAYG note it is the Developer who will accept
the risk of a development that generates less tax increment revenues than anticipated. If more
tax increment revenues are generated than estimated in the TIF Plan then the PAYG note will be
paid off  early and the City may act to decertify the TIF District early.

The City reserves the authority to advance or loan money to fi nance expenditures under Section 
469.176, Subd. 4 of the TIF Act, from the general funds of the City or any other fund under
which there is legal authority to do so, subject to the following provisions:

(a) Not later than 60 days after money is transferred, advanced, or spent, whichever is
earliest, the loan or advance must be authorized by resolution of the City.

(b) The resolution may generally grant to the City the power to make interfund loans
under one or more tax increment fi nancing plans or for one or more districts. The 
resolution may be adopted before or after the adoption of the tax increment fi nancing 
plan or the creation of the tax increment fi nancing district from which the advance or 
loan is to be repaid.

(c) The terms and conditions for repayment of the loan must be provided in writing.
The wri� en terms and conditions may be in any form, but must include, at a minimum, 
the principal amount, the interest rate, and maximum term. Wri� en terms may be 
modifi ed or amended in writing by the City before the latest decertifi cation of any tax 
increment fi nancing district from which the interfund loan is to be repaid. The maximum 
rate of interest permi� ed to be charged is limited to the greater of the rates specifi ed 
under Minnesota Statutes, Section 270C.40 or 549.09 as of the date the loan or advance
is authorized, unless the wri� en agreement states that the maximum interest rate will 
fl uctuate as the interest rates specifi ed under Minnesota Statutes, Section 270C.40 or 
549.09 are from time to time adjusted. Loans or advances may be structured as draw-
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down or line-of-credit obligations of the lending fund.

(d) The City shall report in the annual report submi� ed under Section 469.175, Subd. 6 of 
the TIF Act:

(1) the amount of any interfund loan or advance made in a calendar year; and

(2) any amendment of an interfund loan or advance made in a calendar year.

3.04.7 Duration of TIF District

The duration to collect and spend tax increments on eligible purposes is set at the maximum
duration of 25 years after the date of receipt of the fi rst tax increment or 26 years of tax 
increment collection.  The estimated month and year of fi rst receipt of tax increment is July 2021. 
The estimated required decertifi cation date is 12/31/2046.   

3.04.8 Estimated Impact on Other Taxing Jurisdictions

Exhibits III and IV show the estimated impact on other taxing jurisdictions if the maximum
projected retained captured net tax capacity of the TIF District was hypothetically available
to the other taxing jurisdictions.  The City fi nds that there will be no adverse impact on other 
taxing jurisdictions during the life of the TIF District, since the proposed development would
not have occurred without the establishment of the TIF District and the provision of public
assistance. A positive impact on other taxing jurisdictions will occur when the TIF District is
decertifi ed and the development therein becomes part of the general tax base.

The City anticipates minimal impact of the proposed development on city-provided services.
There will be no borrowing costs to the City for the Project. A manageable increase in water
and sewer usage is expected. It is anticipated that there may be a slight but manageable
increase in police and fi re protection duties due to the development.

3.04.9 Prior Planned Improvements

There have been no building permits issued in the last 18 months in conjunction with any of
the properties within the TIF District. The City will include this statement with the request for
certifi cation to the County Auditor.  

ARTICLE IV – ADMINISTERING THE TIF DISTRICT

SECTION 4.01 FILING AND CERTIFICATION

The fi ling and certifi cation of the TIF Plan consists of the following steps:

1. Upon adoption of the TIF Plan by the City, the City shall submit a copy of the TIF Plan to the
Minnesota Department of Revenue and the Offi  ce of the State Auditor.  

2. The City shall request that the County Auditor certify the original net tax capacity and net
tax capacity rate of the TIF District. To assist the County Auditor in this process, the City
shall submit copies of the TIF Plan, the resolution establishing the TIF District and adopting
the TIF Plan, and a listing of any prior planned improvements.

SECTION 4.02 MODIFICATIONS OF THE TAX INCREMENT FINANCING PLAN

The City reserves the right to modify the TIF District and the TIF Plan. Under the TIF Act,
the following actions can only be approved after satisfying all the necessary requirements for
approval of the original TIF Plan (including notifi cations and public hearing):

§ Reduction or enlargement in the geographic area of the Development District or the TIF
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District.

§ Increase in the amount of bonded indebtedness to be incurred.

§ Increase in the amount of capitalized interest.

§ Increase in that portion of the captured net tax capacity to be retained by the City.

§ Increase in the total estimated Project Costs, not including cost of fi nancing.

§ Designation of additional property to be acquired by the City.

Other modifi cations can be made by resolution of the City.  In addition, the original approval 
process does not apply if (1) the only modifi cation is elimination of parcels from the TIF District 
and (2) the current net tax capacity of the parcels eliminated equals or exceeds the net tax
capacity of those parcels in the TIF District’s original net tax capacity, or the City fi nds that 
the TIF District’s original net tax capacity will be reduced by no more than the current net tax
capacity of the parcels eliminated.

The City shall notify the County Auditor of any modifi cation that reduces or enlarges the 
geographic area of the TIF District. The geographic area of the TIF District may be reduced but
not enlarged after fi ve years following the date of certifi cation.

SECTION 4.03 4-YEAR KNOCKDOWN RULE

Development of the project as planned will prevent any loss of value from the 4-Year
Knockdown Rule. The 4-Year Knockdown Rule requires that if after four years from
certifi cation of the TIF District no demolition, rehabilitation, renovation or site improvement, 
including a qualifi ed improvement of an adjacent street, has commenced on a parcel located 
within the TIF District, then that parcel shall be excluded from the TIF District and the original
net tax capacity shall be adjusted accordingly.  Qualifi ed improvements of a street are limited 
to construction or opening of a new street, relocation of a street, or substantial reconstruction or
rebuilding of an existing street. The City must submit to the County Auditor, by February 1 of
the fi fth year following certifi cation, evidence that the required activity has taken place for each 
parcel in the TIF District.

If a parcel is excluded from the TIF District and the City, or owner of the parcel subsequently
commences any of the above activities, the City shall certify to the County Auditor that such
activity has commenced and the parcel shall once again be included in the TIF District. The
County Auditor shall certify the net tax capacity of the parcel, as most recently certifi ed by the 
Commissioner of Revenue, and add such amount to the original net tax capacity of the TIF
District.

SECTION 4.04 POOLING/5-YEAR RULE

As permi� ed under Section 469.1763, Subd. 2(b) and Subd. 3(a)(5) of the TIF Act, any 
expenditures of increment from the TIF District to pay the cost of a “housing project” as defi ned 
in Section 469.174, Subd. 11 of the TIF Act will be treated as an expenditure within the district
for the purposes of the “pooling rules” and the “fi ve year rule”.  It is not anticipated that tax 
increments will be spent outside the TIF District (except allowable administrative expenses), but
such expenditures are expressly authorized in the TIF Plan.

SECTION 4.05 FINANCIAL REPORTING AND DISCLOSURE REQUIREMENTS

The City will comply with the annual reporting requirements of State Law pursuant to the
guidelines of the Offi  ce of the State Auditor.  Under current law, the City must prepare and 
submit a report on the TIF district on or before August 1 of each year. The City must also
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annually publish in a newspaper of general circulation in the City an annual statement for each
tax increment fi nancing district.

The reporting and disclosure requirements outlined in this section begin with the year the
district was certifi ed, and shall end in the year in which both the district has been decertifi ed 
and all tax increments have been spent or returned to the county for redistribution. Failure to
meet these requirements, as determined by the State Auditors Offi  ce, may result in suspension 
of distribution of tax increment.

SECTION 4.06 BUSINESS SUBSIDY COMPLIANCE

The Project is exempt from the business subsidies requirements specifi ed in Minnesota Statutes, 
Sections  116J.993 to 116J.995 because the intended assistance for the Project specifi ed in this 
document is anticipated to be 100% for housing assistance.
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EXHIBIT V
Boundaries of Development District No. 1 and Tax Increment Financing District No. 1-7

|



1

Tammy Omdal

From: Tammy Omdal

Sent: Tuesday, April 7, 2020 12:03 PM

To: dfrischmon@co.carver.mn.us

Cc: Trisha Pollock; Marnie A. Fisher

Subject: Request for Certification of Victoria TIF District 7

Attachments: 5_County Ltr Requesting Certification Victoria TIF 1-7.pdf; 3_Resolution Establishing

TIF District No 1-7.pdf; 4_Adopted TIF Plan City of Victoria TIF 1-7.pdf; 6

_Certification Request Supplement.pdf; County Certification Form Victoria TIF

1-7.docx

Dave,

Please see the attached documents concerning this subject:

1. Letter requesting certification of TIF District 7
2. City of Victoria resolution approving establishment of TIF District 7
3. Adopted TIF Plan
4. Completed and signed certificate request supplement form
5. Form of the County Auditor certificate

Due to COVID-19 the attached documents are being sent to your attention electronically via email. If you require
paper copies to be sent via USPS, please let me know and will accommodate at a future date.

Confirmation of receipt of this email and attached documents is respectively requested.

Thank you,

Tammy Omdal

Managing Director, Public Finance

Direct (612) 851-4964 | TF (800) 851-2920 | Cell (612) 202-8892

Mail 150 South Fifth Street, Suite 3300 | Minneapolis, MN 55402

Email tomdal@northlandsecurities.com

Web NorthlandSecurities.com

Please consider the environment before printing this email.



150 South Fifth Street, Suite 3300, Minneapolis, MN 55402

Main: (612) 851-5900 / Direct: (612) 851-4964 / Email: tomdal@northlandsecurities.com

Member FINRA and SIPC | Registered with SEC and MSRB

VIA Email: dfrischmon@co.carver.mn.us

April 7, 2020

Dave Frischmon, Property and Financial Services Director

Carver County

600 East Fourth St.

Chaska, MN 55318

RE: Request for Certification of City of Victoria Tax Increment Financing (Housing) District

No. 1-7

Dear Mr. Frischmon:

As required by State Law, the City of Victoria has, after public hearing, made the necessary

findings and has established Tax Increment Financing (Housing) District No. 1-7 (the

“District”). The City now requests certification of the Original Net Capacity of the parcel within

the District (as required by Minnesota Statutes, Section 469.177(1)) and certification of the

Original Local Tax Rate for the District (pursuant to Minnesota Statutes, Section 469.177(1a)).

Please find enclosed the following documents:

1. A certified copy of the resolution adopted by the City Council on July 8, 2019,

approving, among other things, the establishment of the District.

2. The Tax Increment Financing Plan of the District as adopted by the preceding

resolution.

3. A completed and signed Certification Request Supplement form.

4. A copy of the form for the County Auditor’s Certificate for the District. Please sign

and return a copy to me.

No building permits were issued for parcels within the District during the 18 months preceding

July 8, 2019.

Thank you for your assistance. Do not hesitate to call me with any questions.

Sincerely,

Tammy Omdal

Managing Director

Cc: Trisha Pollock, City of Victoria
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Tammy Omdal

From: Microsoft Outlook

To: dfrischmon@co.carver.mn.us; Trisha Pollock

Sent: Tuesday, April 7, 2020 12:04 PM

Subject: Relayed: Request for Certification of Victoria TIF District 7

Delivery to these recipients or groups is complete, but no delivery notification was sent by
the destination server:

dfrischmon@co.carver.mn.us (dfrischmon@co.carver.mn.us)

Trisha Pollock (tpollock@ci.victoria.mn.us)

Subject: Request for Certification of Victoria TIF District 7
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Tammy Omdal

From: David Frischmon <dfrischmon@co.carver.mn.us>

Sent: Wednesday, April 15, 2020 11:26 AM

To: Tammy Omdal

Subject: Read: Request for Certification of Victoria TIF District 7

Attachments: Read: Request for Certification of Victoria TIF District 7

EXTERNAL: Verify sender before opening attachments or clicking on links.

Disclaimer: Information in this message or an attachment may be government data and thereby subject to the
Minnesota Government Data Practices Act, may be subject to attorney-client or work product privilege, may be
confidential, privileged, proprietary, or otherwise protected. The unauthorized review, copying, retransmission, or
other use or disclosure of the information is strictly prohibited. If you are not the intended recipient of this message,
please immediately notify the sender of the transmission error and then promptly delete this message from your
computer system.











3236_PCN (1) Printed 4/7/2020

Home

TIF@osa.state.mn.us

Saving your files

Use the SAVE AS command and choose the location to save your files on your computer. Otherwise, they will be saved to
a temporary location, making them difficult to locate when you are ready to upload.

Do you have additional information?

A comment box is available at the end of the reporting form. Please use the comment box as needed to share information
that may be pertinent to the reporting form. If your comment exceeds the space available on the reporting form, you may
email the TIF Division to share the information.

Statements of Position on TIF topics are available for reference

The Office of the State Auditor prepares Statements of Position to provide an educational resource to local governments,
auditors and the public. Statements of Position are not legal advice and should not be relied upon in lieu of legal advice.

CLICK HERE for a list of all TIF Statements of Position

District Information

Red Messages Remaining

0

Detailed instructions on how to complete this form are available by clicking the link below.

Victoria - TIF Plan Collection Form - TIF District 7 (Bethesda) - New District

Detailed instructions for completing this form

CLICK HERE for detailed reporting instructions

TOTAL COUNT 0
Plan Estimates

Tax Increment Financing Plan Reporting Form

This form is used to report a new TIF District to the OSA. It must be submitted to the OSA before the annual form for this
district can be generated.

What the red messages indicate

The red messages in the right margin of the form indicate that data must be entered or corrected before the reporting form
can be submitted. Once the data has been entered or corrected, the red message will no longer be displayed.

0

Tab Name

The table below accurately reflects the number of red messages currently on your form. As you complete the form, refer to
this table to see the number of red messages remaining to be filled/corrected before you can submit the form.

Important Information for Completing SAFES Forms
The OSA has become aware of an issue affecting some reporting forms that are downloaded from the State Auditor's Form
Entry System (SAFES), which could include this form.

Please press the Ctrl, Alt, and F9 keys at the same time to ensure that all calculations on your form are correct.

Pressing these keys at the same time forces the form to recalculate and will resolve the issue. Please do this when you
first open the form and again just before submitting the form, at a minimum.

Please feel free to contact us at safes@osa.state.mn.us with any questions.

District Information Plan EstimatesHome



District Information

District Information

1 TIF District Name: #

2 Development Authority: #

3 County Where TIF District is Located: # 3a No #

4 County Identification Number, if any: #

5 Municipality Approving TIF District: #

6 City/Town Where TIF District Is Located: # 6a No #

7 District Type: #

8 If uncodified law, specify law: #

9 For Economic Development districts only: (choose "N/A" for all other districts)

a Is the Small City Exception being used? #

b Is the district used for a Workforce Housing Project? #

10 Who drafted the TIF plan? #

11 Other: #

12 Is this TIF district in a fiscal disparities area? #

13 #

Original TIF Plan Information

14 TIF Plan Approval Date: #

15 Certification Request Date: #

16 Certification Date: #

Hazardous Substance Subdistrict Information

17 Did this plan create a hazardous substance subdistrict? #

18 Hazardous Substance Subdistrict Certification Request Date: #

19 Hazardous Substance Subdistrict Certification Date: #

Special Legislation

20 Was any special legislation enacted for this district? #

21

1 # # # #

2 # # # #

3 # # # #

4 # # # #

District Duration

22 Anticipated month and year of first receipt of tax increment (MM/YYYY): #

23 Has an election to delay the first receipt of tax increment been identified in the TIF Plan? #

24 Required Decertification Date of the district is based on: #

25 Required Decertification Date: #

TIF Plan References

In this column, identify
the first page or

section of the TIF plan
where the information

is located.

No

07/08/2019

Statutory Maximum Duration

12/31/2046

Page 8

Multiple?

Victoria [City]

Housing

Multiple?

N/A

No

07/2021

No

C

N/A

Year

If yes, indicate whether the fiscal disparities deduction is calculated under option
A (outside the district) or option B (inside the district).

04/07/2020

D

SectionArticle

Yes

Option B

Victoria - TIF Plan Collection Form - TIF District 7 (Bethesda) - New District

Chapter

A B

Northland Securities, Inc.

Tax Increment Financing Plan Collection Form - New District

TIF District 7 (Bethesda)

Carver

Victoria

Victoria [City]

District Information Plan EstimatesHome



Plan Estimates

ESTIMATED TAX INCREMENT REVENUES

(from tax increment generated by the district)

1 Tax increment revenues distributed from the county #

2 Interest and investment earnings #

3 Sales/lease proceeds #

4 TIF Credits #

5 Total Estimated Tax Increment Revenues #

ESTIMATED PROJECT/FINANCING COSTS

(to be paid or financed with tax increment)

Project costs

6 Land/building acquisition #

7 Site improvements/preparation costs #

8 Utilities #

9 Other public improvements #

10 Construction of affordable housing #

11 Small city authorized costs, if not already included above #

12 Administrative costs #
13 Estimated Tax Increment Project Costs #

Estimated financing costs
14 Interest expense #

15 Total Estimated Project/Financing Costs to be Paid From Tax Increment #

Estimated Financing

16 Total amount of bonds to be issued #

Comments (1,000 character limit):

17 #

Victoria - TIF Plan Collection Form - TIF District 7 (Bethesda) - New District

TIF Plan Estimates - New District

0$

2,780,000$

2,760,000$

20,000$

0$

0$

0$

Page 6

Page 6

Page 6

Page 6

0$

276,000$

0$

1,280,000$

2,780,000$

1,556,000$

1,224,000$

2,780,000$

TIF Plan References

In this column, identify
the first page or

section of the TIF plan
where the information

is located.

District Information Plan EstimatesHome
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Tammy Omdal

From: Tammy Omdal

Sent: Friday, March 22, 2019 11:14 AM

To: ldavies@co.carver.mn.us

Cc: Pat Smith; Marnie A. Fisher; 'jboulton@kennedy-graven.com'

Subject: Notice for City of Victoria Proposed Establishment of Tax Increment Financing

District No. 1-7

Attachments: Notice to County for Victoria TIF Dist 1-7.pdf; City of Victoria Draft TIF Plan for TIF

1-7 as of 22MAR2019.pdf

Please see the attached letter and document regarding this subject.

Thank you,

Tammy Omdal

Managing Director, Public Finance

Direct (612) 851-4964 | TF (800) 851-2920 | Cell (612) 202-8892

Mail 150 South Fifth Street, Suite 3300 | Minneapolis, MN 55402

Email tomdal@northlandsecurities.com

Web NorthlandSecurities.com

Please consider the environment before printing this email.



150 South Fifth Street, Suite 3300, Minneapolis, MN 55402

Main: (612) 851-5900 / Direct: (612) 851-4964 / Email: tomdal@northlandsecurities.com

Member FINRA and SIPC | Registered with SEC and MSRB

VIA Email: ldavies@co.carver.mn.us and USPS

March 22, 2019

Laurie Davies, Manager Taxpayer Services
Carver County
600 East 4th Street

Chaska, MN 55318-2102

RE: Notice for City of Victoria Proposed Tax Increment Financing (Housing) District No. 1-7

Dear Ms. Davies:

On behalf of the City of Victoria, Minnesota (the "City") enclosed please find one copy of the
proposed draft Tax Increment Financing Plan (the "TIF Plan") for Tax Increment Financing
(Housing) District No. 1-7 (the "TIF District”). The TIF Plan will be considered by the City
Council at a public hearing to be held on Monday, April 22 at approximately 6:30 p.m. at
Victoria City Hall.

The City proposes to provide tax increment financing assistance to facilitate redevelopment of

property. Bethesda Lutheran Communities is proposing to redevelop an approximate 4.33 acre

property located at 1501 82nd Street, within the City, into an independent adult living

community that will be age restricted to residents that are 55 years and older. All the existing

buildings will be removed and replaced with new housing comprised of a 37-unit three story

garden apartment home building with a community center, and four single level townhouse

style home pods consisting of 15 apartment home units for a total of 52 apartment homes.

The TIF Plan contains the plan for achieving the objectives of the modified Development

Program for Development District No. 1 through the establishment and use of the TIF District.

Exhibits III and IV of the TIF Plan illustrate the estimated fiscal and economic impacts on the
School and County from the proposed TIF district. Please note that the TIF plan is in draft form.
The draft of the TIF plan will be finalized prior to the public hearing. We will provide you with
a revised plan if any substantial revisions to the draft are proposed.

We invite you to submit comments on the proposed TIF Plan, to attend the public hearing or to
direct any comments or questions that you may have to Patrick Smith, Community
Development Director for the City of Victoria at (952) 443-4219.

Sincerely,

Tammy Omdal
Managing Director

cc: Patrick Smith, City of Victoria

Attachment (1)
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Tammy Omdal

From: Tammy Omdal

Sent: Friday, March 22, 2019 11:12 AM

To: ChristopherC@district112.org

Cc: Pat Smith; Marnie A. Fisher

Subject: Notice for City of Victoria Proposed Establishment of Tax Increment Financing

District No. 1-7

Attachments: Notice to School for Victoria TIF Dist 1-7.pdf; City of Victoria Draft TIF Plan for TIF

1-7 as of 22MAR2019.pdf

Please see the attached letter and document regarding this subject.

Thank you,

Tammy Omdal

Managing Director, Public Finance

Direct (612) 851-4964 | TF (800) 851-2920 | Cell (612) 202-8892

Mail 150 South Fifth Street, Suite 3300 | Minneapolis, MN 55402

Email tomdal@northlandsecurities.com

Web NorthlandSecurities.com

Please consider the environment before printing this email.



150 South Fifth Street, Suite 3300, Minneapolis, MN 55402

Main: (612) 851-5900 / Direct: (612) 851-4964 / Email: tomdal@northlandsecurities.com

Member FINRA and SIPC | Registered with SEC and MSRB

VIA Email: ChristopherC@district112.org and USPS

March 22, 2019

Clint Christopher, Superintendent
Eastern Carver County Public Schools
11 Peavey Road

Chaska, Minnesota 55318

RE: Notice for City of Victoria Proposed Tax Increment Financing (Housing) District No. 1-7

Dear Mr. Christopher:

On behalf of the City of Victoria, Minnesota (the "City") enclosed please find one copy of the
proposed draft Tax Increment Financing Plan (the "TIF Plan") for Tax Increment Financing
(Housing) District No. 1-7 (the "TIF District”). The TIF Plan will be considered by the City
Council at a public hearing to be held on Monday, April 22 at approximately 6:30 p.m. at
Victoria City Hall.

The City proposes to provide tax increment financing assistance to facilitate redevelopment of

property. Bethesda Lutheran Communities is proposing to redevelop an approximate 4.33 acre

property located at 1501 82nd Street, within the City, into an independent adult living

community that will be age restricted to residents that are 55 years and older. All the existing

buildings will be removed and replaced with new housing comprised of a 37-unit three story

garden apartment home building with a community center, and four single level townhouse

style home pods consisting of 15 apartment home units for a total of 52 apartment homes.

The TIF Plan contains the plan for achieving the objectives of the modified Development

Program for Development District No. 1 through the establishment and use of the TIF District.

Exhibits III and IV of the TIF Plan illustrate the estimated fiscal and economic impacts on the
School and County from the proposed TIF district. Please note that the TIF plan is in draft form.
The draft of the TIF plan will be finalized prior to the public hearing. We will provide you with
a revised plan if any substantial revisions to the draft are proposed.

We invite you to submit comments on the proposed TIF Plan, to attend the public hearing or to
direct any comments or questions that you may have to Patrick Smith, Community
Development Director for the City of Victoria at (952) 443-4219.

Sincerely,

Tammy Omdal
Managing Director

cc: Patrick Smith, City of Victoria

Attachment (1)
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Tammy Omdal

From: MN Office of the State Auditor - SAFES Support <safes@osa.state.mn.us>

Sent: Tuesday, April 7, 2020 12:13 PM

To: Tammy Omdal

Subject: State Auditor Form Submission

EXTERNAL: Verify sender before opening attachments or clicking on links.

*** THIS IS AN AUTOMATED EMAIL MESSAGE. PLEASE DO NOT REPLY. ***

This email is confirmation that the Office of the State Auditor has received the 0 TIF Plan Collection Form - New
District that you recently submitted for New District (04/07/2020).

The submission Confirmation ID for this document is:
42bacd80-9cfa-49d8-ba62-dbeb1b6a5f2e

If you did not submit this form or if you have questions regarding this submission, please contact Office of the State
Auditor at safes@osa.state.mn.us.

Thank you.
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Tammy Omdal

From: Tammy Omdal

Sent: Tuesday, April 7, 2020 12:16 PM

To: 'DataAnalysis.MDOR@state.mn.us'

Subject: City of Victoria TIF District 7

Attachments: 3_Resolution Establishing TIF District No 1-7.pdf; 4_Adopted TIF Plan City of Victoria

TIF 1-7.pdf

Please see the attached documents regarding this subject:

1. Resolution establishing City of Victoria TIF District 7
2. Adopted TIF Plan

Thank you,

Tammy Omdal

Managing Director, Public Finance

Direct (612) 851-4964 | TF (800) 851-2920 | Cell (612) 202-8892

Mail 150 South Fifth Street, Suite 3300 | Minneapolis, MN 55402

Email tomdal@northlandsecurities.com

Web NorthlandSecurities.com

Please consider the environment before printing this email.



7/8/2019 Public hearing on TIF Plan and approval of establishment of TIF District.

7/8/2019 Date of TIF Plan approval.

4/7/2020 Date of request for certification of TIF District to county auditor.

5/8/2020 Certification Date per County Auditor Certificate.

8/1/2021 First increment received

5/8/2024 Four-year knock-down rule qualifying activity date. Qualifying activity must have occurred on each parcel within

the TIF district by this date. If a qualifying activity has not occurred by this date, for purposes of calculating tax

increment the county auditor is required to remove the parcel from the TIF district. This rule requires (for the next

taxes payable year) the county to exclude from the original net tax capacity of the entire district, the original net

tax capacity of any parcel on which no qualifying activity has commenced within four years after certification. If

activity subsequently commences on such parcel, the county will add its most recent tax capacity back on to the

original net tax capacity of the entire district.

2/1/2025 Four-year knock-down rule goes into effect. The authority must submit to the county auditor evidence that a

required activity has taken place for each parcel in the district. The evidence for a parcel must be submitted by

February 1 of the fifth year following the year in which the parcel was certified as included in the district.

5/8/2025 The geographic area of the TIF district may be reduced, but shall not be enlarged after five years following the

date of certification of the original net tax capacity by the county auditor.

5/8/2025 Five-year rule goes into effect. Revenues derived from tax increments must be spent or committed before or

within five-years of the certificate date, per MS 469.1763, Subd. 3.

12/31/2046 Required decertification of TIF District (assuming collection of first increment is as estimated).

* The date shown in a "box" above are estimated dates. The final dates will be dependent on activity or a future event that has

not yet occurred.

City of Victoria

Tax Increment Financing District No. 1-7

Key Dates as Estimated at Time of Certification

Victoria TIF 1-7 (Housing) 5/18/2020
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DECLARATION OF RESTRICTIVE COVENANTS

THIS DECLARATION OF RESTzuCTIVE COVENANTS, dated July 9, 2019 (the

"Declaration"), by BETHESDA CORNERSTONE VILLAGE-VICTORIA, LLC, a Wisconsin

limited liability company (the "Developer"), is given for the benefit of the CIry OF VICTORIA,
MINNESOTA, a municipal corporation and political subdivision organized and existing under the

laws of the State of Minnesota (the "City'').

RECITALS

WHEREAS, the City and the Developer entered into that certain TIF Assistance Agreonent,

dated July 9, 2079, (the "Contract"); and

WHEREAS, pursuant to the Contract, the Developer is obligated to cause construction of
approximately 52-unit affordable senior multifamily rental housing development, including an

approximately 37-unit, three story apartment building and an approximately l5-unit single-level

townhome development, and all related amenities and improvements (the "Project") on the property

described in EXHIBIT A hereto (the "Property''), and to cause compliance with certain affordability

covenants described in Section 3.3 of the Contract; and

WHEREAS, Section 3.3 of the Contract requires that the Developer cause to be executed an

instrument in recordable form substantially reflecting the covenants set forttr in Section 3.3 of the

Contract;and

WHEREAS, the Developer intends, declares, and covenants that the restrictive covenants set

forth herein will be and are covenants running with the Properly for the term described herein and

binding upon all subsequent owners of the Property for the term described herein, and are not merely

personal covenants ofthe Developer; and

WHEREAS, capitalized terms in this Declaration have the meaning provided in the Contract

unless otherwise defined herein.

NOW, THEREFORE, in consideration of the promises and covenants hereinafter set forth,

and of other valuable consideration, the receipt and sufficiency of which is hereby acknowledged, the

Developer agrees as follows:

l. Term of Restrictions.

(a) Occupancy and Rental Restrictions. The term ofthe Occupancy Restrictions set forth
in Section 3 of this Declaration will commence on the date a certificate of occupancy is received from
the City for all residential units on the Property and continue through the Termination Date defined

below (the "Qualified Project Period").

(b) Termination of Declaration. This Declaration shall terminate upon the earlier of (i)
December 31,2047, or (ii) the date the TIF District is terminated in accordance with the TIF Act, or



(iii) the date the TIF Note is paid in full or the City cancels the TIF Note upon a written request for
termination from the Developer.

In addition, in the event of foreclosure or transfer of title by deed in lieu of foreclosure, upon
completion of the foreclosure and expiration of the applicable redanption period, or recording of a
deed in lieu of foreclosure, any mortgagee (or any assignee of the mortgagee) or any purchasers at or
after foreclosure thereof, by the successful bidder at the sale, to the title to the Development Property,

may terminate this Declaration, by providing written notice to the City and by filing a termination
document in the applicable real property records in Carver Count¡ and thereafter this Declaration
shall be of no furttrer force and effect; provided, however, that the preceding provisions of this
sentence shall cease to apply and the restrictions contained herein shall be reinstated if, at any time
subsequent to the termination of this Declaration as the result of the foreclosure, or the delivery of a
deed in lieu of foreclosure, or a similar event, the Developer or anyrelated person (within the meaning
of Section 1.103-10(e) of the Treasury Regulations) obtains an ownership interest in the Project for
federal income tax purposes.

Each of the events set forttr in the first two paragraphs of this Section 1(b) are refe,rred to
individually and collectively herein as the "Termination Date". The Developer acknowledges, on

behalf of itself and its successors and assigns that, upon any termination of this Declaration prior to
the payment in full of the TIF Note, the City will terminate the TIF Note.

(c) Removal from Real Estate Records. After the Termination Date of this Declaration,
the City will, upon request by the Developer or its assigns, file any document appropriate to remove
this Declaration from the real estate records of Carver County, Minnesota.

2. Proiect Restrictions.

(a) The Developer represents, warrants, and covenants that:

(Ð All leases of residential units to Qualifuing Tenants (as defined in Section

3(aXÐ hereof) will contain clauses, ¿rmong others, wherein each individual lessee:

(l) Certifies the accuracy of the statements made in its application and

Eligibility Certification (as defined in Section 3(a)(ii) hereof); and

(2) Agrees that the family income at the time the lease is executed will be

deemed a substantial and material obligation of the lessee's tenancy; that the lessee

will comply promptly with all requests for income and other information relevant to
determining low or moderate income status from the Developer or the Cit¡ and that
the lessee's failure or refusal to comply with a request for information with respect

thereto will be deerned a violation of a substantial obligation of the lessee's tenancy.

(iÐ All leases ofresidential units will contain clauses, among others, wherein each

individual lessee agrees that the age of at least one occupant at the time the lease is executed

shall be deerned a substantial and material obligation of the lessee's tenancy; that the lessee

will comply promptly with all requests regarding the age of the occupants, and that the lessee's

2



failure or refusal to comply with a request for information with respect thereto shall be deemed

a violation of a substantial obligation of the lessee's tenancy.

(b) The Developer will permit any duly authorized representative of the City to inspect

the books and records of the Developer pertaining to the income of Qualifring Tenants residing in
the Project.

3. Occupancy Resfictions. The Developer represents, wa:rants, and covenants that:

(a) O-ualifving Tenants. Throughout the Qualified Project Period, (i) at least 80% of the

residential units shall be occupied by, or held for occupancy by, at least one person who is at least

55 years of age at the time of initial occupancy and shall be otherwise administered in accordance

with42 USC $3607(b) and Minnesota Statutes, $3634.21, Subd. 2 and the remaining residential
units may be occupied by, or held for occupancy by, at least one person with a handicap as defined

in 42 USC $3602(h) (of any age); and (ii) at least20%o of the residential units will be occupied (or

treated as occupied as provided herein) or held vacant and available for occupancy by Qualiffing
Tenants. "Qualifuing Tenants" means those persons and families who are determined from time to
time by the Developer to have combined adjusted income that does not exceed 50% of the median

income for the standard metropolitan statistical area which includes Victoria, Minnesota, as that figure
is determined and announced from time to time by HUD, as adjusted for family size (the "Median
lncome") for the applicable calendar year. For purposes of this definition, the occupants of a
residential unit will not be deemed to be QualiSring Tenants if all the occupants of such residential

unit at anytime are "students," as defined in Section 152(Ð(2) ofthe lntemal Revenue Code of 1986,

as amended (the "Code"), not entitled to,an exemptionunderthe Code. The determination ofwhether
an individual or family is of low or moderate income will be made at the time the tenancy commences

and on an ongoing basis thereafter, determined at least annually. If during their tenancy a Qualifoing
Tenant's income exceeds 140% of the mru<imum income qualiffing as low or moderate income for a
family of its size, the next available residential unit (determined in accordance with the Code and

applicable regulations) (the "Next Available Unit Rule") must be leased to a Qualifuing Tenant or
held vacant and available for occupancyby a Qualiffing Tenant. If the Next Available Unit Rule is

violated, the residential unit will not continue to be treated as a Qualiffing Unit.

Alternatively, the Developer may elect to satisfu the foregoing affordability requirements by
substituting *40yo of the residential units" in place of "20Vo of the residential units" in the preceding

paragraph if, for such purposes, the term "Qualifyrng Tenants" means those persons and families who
a¡e determined from time to time by the Developer to have combined adjusted income that does not
exceed 60% of the Median lncome.

(b) Certification ofTenant Eligibility. As a condition to initial and continuing occupancy,

each person who is intended to be a Qualiffing Tenant will be required annually to sign and deliver
to the Developer a Certification of Tenant Eligibility substantiallyin the form attached as EXHIBIT
B hereto, or in any other form as may be approved by the City (the "Eligibility Certificatioî"), in
which the prospective Qualiffing Tenant certifies as to having a qualiffing low ormoderate income.

ln addition, at least one person in each residential unit shall certiff as to being 55 years of age or older,

or at least one person with a handicap as defined in 42 USC $3602(h) (of any age), in accordance with
Section 3(a) hereof. The Qualiffing Tenant will be required to provide whatever other information,

-t



documents, or certifications are deemed necessary by the City to substantiate the Eligibility
Certification, on an ongoing annual basis, and to veriry that the tenant continues to be a Qualiffing
Tenant within the meaning of Section 3(a) hereof. Eligibility Certifications will be maintained on file
by the Developer with respect to each Qualifying Tenant who resides in a residential unit or resided

therein during the immediately preceding calendar year.

(c) Lease. The form of lease to be utilized by the Developer in renting any residential

units in the Project to any person who is intended to be a Qualiffing Tenant will provide for

termination of the lease and consent by the person to immediate eviction for failure to qualif, as a

Qualiffing Tenant as a result of any material misrepresentation made by the person with respect to

the Eligibility Certifi cation.

(d) Annual Report. The Developer covenants and agrees that during the term of this

Declaration, it will pre,pare and submit to the City on or before July I of each yeaÍ, a certificate

substantially in the form of EXIIIBIT C hereto, executed by the Developer, (a) identiffing the

tenancies and the dates of occupancy (or vacancy) for all Qualiffing Tenants in the Project, including

the percentage of the residential units of the Project which were occupied by Qualiffing Tenants (or

held vacant and available for occupancy by Qualiffing Tenants) at all times during the year preceding

the date of the certificate; (b) describing all transfers or other changes in ownership of the Project or

any interest therein; and (c) stating, that to the best knowledge of the person executing the certificate

after due inquiry all the residential units were rented or available for rental on a continuous basis

dwing the year to members of the general public and that the Developer was not otherwise in default

under this Declaration during the year. 
,,

(e) Notice ofNon-Compliance. The Developer will immediately notiff the City if at any

time during the term of this Declaration fewer dwelling units in the Project than the percentage of the

units required pursuant to Section 3(a) are occupied or available for occupancy as required by the

terms of this Declaration.

4. Transfer Restrictions. The Developer covenants and agrees that the Developer will
cause or require as a condition precedent to any conveyance, transfer, assignment, or any other

disposition of the Project prior to the termination of the Occupancy Restrictions provided herein (the

"Tiansfer") that the transferee of the Project pursuant to the Transfer assume in writing, in a form

acceptable to the City, all duties and obligations of the Developer under this Declaration, including

this Section 4, in the event of a subsequent Transferby the transferee prior to expiration of the Rental

Restrictions and Occupancy Restrictions provided herein (the "Assumption Agreernent"). The

Developer will deliver the Assumption Agreement to the City prior to the Transfer.

5. Enforcement.

(a) The Developer will permit, during normal business hours and upon reasonable notice,

any duly authorized representative of the City to inspect any books and records of the Developer

regarding the Project with respect to the incomes of Qualifuing Tenants.

',1
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(b) The Developer will submit any other information, documents or certifications

requested by the City which the City deerns reasonably necessary to substantiate the Developer's

continuing compliance with the provisions specified in this Declaration.

(c) The Developer acknowledges that the primary purpose for requiring compliance by
the Developer with the restrictions provided in this Declaration is to ensure compliance ofthe property

with ttre age restriction and housing affordability covenants set forth in Section 3.3 of the Contract,

and by reason thereof, the Developer, in consideration for assistance provided by the City under the

Conhact that makes possible the construction of the Project (as defined in the Contract) on the

Property, hereby agrees and consents that the City will be entitled, for anybreach of the provisions of
this Declaration, and in addition to all other remedies provided by law or in equity, to enforce specific

performance by the Developer of its obligations under this Declaration in a state court of competent
jurisdiction. The Developer hereby further specifically acknowledges that the City cannot be

adequately compensated by monetary damages in the event of any default hereunder.

(d) The Developerunderstands and acknowledges that, in addition to anyremedy set forttt
herein for failure to comply with the resfrictions set forth in this Declaration, the City may exercise

any rernedy available to it under Article IV of the Contract.

6. Indemnification. The Developer hereby indemnifies, and agrees to defend and hold

harmless, the Cþ from and against all liabilities, losses, damages, costs, expenses (including

attorneys' fees and expenses), causes of action, suits, allegations, claims, demands, and judgments of
any nature arising from the consequences of a legal or administrative proceeding or action brought
against them, or any of them, on account of any failure by the Eeveloper to comply with the terms of
this Declaration, or on account of any representation or warranty of the Developer contained herein

being untrue.

7. Aeent of the City. The City will have the right to appoint an agent to carry out any of
its duties and obligations hereunder, and will inform the Developer of any agency appoinünent by
written notice.

8. Severabilily. The invalidity of any clause, part or provision of this Declaration will
not affect the validity of the remaining portions thereof'

9. Notices. All notices to be given pursuant to this Declaration must be in writing and

will be deemed given when mailed by certified or registered mail, retum receipt requested, to the

parties hereto at the addresses set forth below, or to any other place as a party may from time to time

designate in writing. The Developer and the City may, by notice given hereunder, designate any

further or different addresses to which subsequent notices, certificates, or other communications are

sent. The initial addresses for notices and other communications are as follows:

City of Victoria, Minnesota
P.O. Box 36
Victoria, Minnesota 553 86

5

To the City:



Attn: City Manager

To the Developer: Bethesda Cornerstone Village-Victoria, LLC
600 Hoffinann Drive
Watertown, WI53094
Attn: VP of Real Estate Development

10. Governing Law. This Declaration is govemed by the laws of the State of Minnesota
and, where applicable, the laws of the United States of America.

I 1. Attorneys' Fees. ln case any action at law or in equity, including an action for
declaratory relief, is brought against the Developer to enforce the provisions of this Declaration, the

Developer agrees to pay the reasonable attomeys' fees and other reasonable expenses paid or incurred
by the City in connection with the action.

12. Declaration Binding. This Declaration and the covenants contained herein will run
with the real property comprising the Project and will bind the Developer and its successors and

assigns and all subsequent owners of the Project or any interest therein, and the benefits will inure to
the City and its successors and assigns until the Termination Date of this Declaration as provided in
Section 1(b) hereof.

t!-
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IN WITNESS WHEREOF, the Developer has caused this Declaration of Restrictive

Covenants to be signed by its respective duly authorized representatives, as of the day and year first
written above.

BETHESDA CORNERSTONE VILLAGE-
VICTORIA,LLC

By:
N
Its cÞÒ

)
)
)

SS.

The was acknowledged before me this J'\,' &õ1" . 20t9,by
of Bethesda Comerstone VitlagslVictoria, LLC, athe

limited liability company.

THIS INSTRUMENT WAS DRAFTED BY:
Kennedy & Graven, Chartered (JSB)
470 U.S. Bank Plaza
200 South Sixth Street
Minneapolis, MN 55402
(612) 337-9300

N

Samantha S. Wilbern
NOTARY PUBLIC

STATE OF WISCONSIN
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This Declaration is acknowledged and consented to by:

CITY OF VICTORIA, MINNESOTA

By
Its

By
Its City Manager

STATE OF MINNESOTA

COUNTY OF CARVER

)
)
)

SS.

The

corporation
the State of Minnesota, on behalf of said ty.

STATE OF MINNESOTA

COUNTY OF CARVER

The instrument was acknowledged before me this 19, by
the City Manager of the City of Victoria, a municipal
subdivision organized and existing under the Constitution and laws of

the State of Minnesota, on behalf of said

was acknowledged before me this 2019, by
the Mayor of the City of V a municipal

subdivision orgarized existing under the Constitution and laws of

)
)SS
)

Notary Publlc
Mlnnesóta

31,202t

Notary Publlc
Mlnnesóta

31,2021

J Patnode

Cmnh*n
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EXHIBIT A TO DECLARATION OF RESTRICTTVE CO\rENANTS

Lot2,Block 1, ARETZ FIRST ADDITION, together with the V/est 50 feet of Lot 3, Block 1, ARETZ
FIRST ADDITION, Caler County, Minnesota.
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EXHIBIT B TO DECLARATION OF RESTRICTI\TE COVENAIITS

Certifi cation of Tenant Eligibility

TENANT INCOME CERTIFICATION

tr Initial Certification ! Recertification I Other

Effective Date:

Move-in Date:

(MM/DDA|Y):

PART I. DEVELOPMENT DATA

Property Name:

AparÍnents

Address:

Victoria, Minnesota

County:

Carver

Unit Number:

BIN #:

# Bedrooms:

PART II. HOUSEHOLD COMPOSITION

HH
Br# Last Name

FirstName &
Middle Initial

Relationship to
Head of

Household

Date of Birth
(MM/DD/rY)

F/T Student

(Y or N)
Social Security
or Alien Reg.

No.

I HEAD

2

3

4

5

6

PART III. GROSS A¡INUAL INCOME (USE ANNUAL AMOUNTS)

HH
Br#

(A)

Employment or Wages

(B)

Soc. Security / Pensions

(c)
Public Assistance

(D)

Other Income

TOTAL $ $ $ $

Add toøls from (A) through (D) above TOTALTNCOME (E) $
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PART IV. INCOME FROM ASSETS

HH
Mbr#

(F)

Tlpe of Asset

(G)

ClT

(H)

Cash Value of Asset

(D

Annual Income from Asset

TOTALS $ $

Enter Column (H) Total Passbook Rate

x 2.00 Yoif over $5,000 $ (J) Imputed Income

Enter the greater of the total column I, or J: imputed income TOTAL INCOME FROM ASSETS (K)

$

$

(L) Total Annual Household Income from all sources [Add (r') + (K)l $

HOUSEHOLD CERTIFICATION & SIGNATT.]RES

The information on this form will be used to determine maximum income eligibility. Vwe have provided for each

person(s) set forth in Part II acceptable verification of current anticipated annual income. llwe agree to notifu the

landlord immediately upon any member of the household moving out of the unit or any new member moving in. Vwe
agree to nodry the landlord immediately upon any member becoming a full-time student.

Under penalties of pet'ury, I/we certifu that the information presented in this Certification is true and accurate to the

best of my/ow knowledge and belief. The undersigned further understands that providing false representations herein

constitutes an act of fraud. False, misleading or incomplete information may result in the termination of the lease

agreement.

Sigrrature (Date) Sigrrature (Date)

Signature (Date) Signature @ate)

PART V. DETERMINATION OF INCOME ELIGIBILITY

TOTAL ANNUAL HOUSEHOLD
INCOME FROM ALL SOURCES

Fromltem(L)onpage I

Household Meets

Income Restriction
at:

440% D30%
!%

RECERTIFICATION ONLY

Current Income Limitx l40Yo

$

Current Income Limit per Family Size: $

Household Income at Move-in

Household income exceeds l40Yo at
recertification:

lYes trNo

s

$

Household Size at Move-in:

B.-2



PART VI. RENT

Tenant Paid Rent

Utility Allowance
s
$

Rent Assistance:

Other non-optional charges

$

$

GROSS RENT FORTINIT:
Tenant paid rent plus Utility
Allowance and other non-optional

charges

Unit Meets Rent Reshiction at:

D60% Es0% a40% tr30% ! %

Maximum Rent Limit for this unit: $

s

PART VII. STT]DENT STATUS

ARE ALL OCCUPANTS FULL-TIME
STUDENTS?

If yes, enter student explanation**
(also attach documentation)

Student explanation:

l. TANF assistance

2. Job taining program

3. Single parenldependent child
4. Manied/joint returd

Eyes nno Enter

1-4

PART VIII. PROGRÄM TYPE

Mark the program(s) listed below (a. through e.) for which this household's unit will be counted toward the property's occupancy

requirements. Under each program marked, dndicate the household's income status as established by this certification/¡ecertification

a. Tax Credit D b. HOME ¡ c. TaxExempt ! d. AHDP tr e.

(Name of Program)

See Part V above. Income Status

tr < S0YIAMGI
fl < 60/'AMGI
tr < SOYOAMGI

tr < 0I**

Income Stqtus Income Status

tr < 
'OYOAMGItr < SOYOAMGI

tr < 0I**

Income Status

!
tr
u
tr

50% AMGI
60%AMGI
80% AMGI
0I **

¡
n
I < 0I**

** Upon recertification, household was determined over income (OI) according to eligibility requirements of the program(s) marked

above.

SIGNATI.JRE OF OWI\ER / REPRESENTATIVE

Based on the representations herein and upon the prooß and documentation required to be submitted, the

individual(s) named in Part II of this Tenant Income Certification is/are eligible under the provisions of Section 42

of the Internal Revenue Code, as amended, and the Regulatory Agreement (if applicable), to live in a unit in this

Project.

SIGNATURE OF OWNER / REPRESENTATIVE

59l928vlVCl I 5-191 B-3
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INSTRUCTIONS FOR COMPLETING
TENA¡IT INCOME CERTIFICATION

This form is to be completed by the owner or an authorized representative

Part I - Development Data

Check the appropriate box for Initial Certification (move-in), Recertification (annual

recertification), or Other. If Other, designate the purpose of the recertification (i.e., a unit transfer,
a change in household composition, or other state-required recertification).

Move-in Date Enter the date the tenant has or will take occupancy of the unit.

Effective Date Enter the effective date of the certification. For move-in, this should be the
move-in date. For annual recertification, this effective date should be no
later than one year from the effective date of the previous (re)certification.

Property Name Enter the name of the development.

County Enter the county (or equivalent) in which the building is located.

BIN # Enter the Building Identification Number (BIN) assigned to the building
(from IRS Form 8609).

Address Enter the unit number

Unit Number Enter the unit number.

# Bedrooms Enter the number of bedrooms in the unit.

Part II - Ilousehold Composition

List all occupants of the unit. State each household member's relationship to the head of the

household by using one of the following coded definitions:

S

o
F
N

H
A
C
L

Head ofhousehold
Adult co-tenant
child
Live-in caretaker

Spouse
Other family member
Foster child
None of the above

Enter the date of birth, student status, and Social Security number or alien registration number for
each occupant.

If there are more than seven occupants, use an additional sheet of paper to list the remaining
household members and attach it to the certification.
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Part III - Annual Income

See HUD Handbook 4350.3 for complete instructions on verifying and calculating income,
including acceptable forms of verification.

From the third party verification forms obtained from each income source, enter the gross amount

anticipated to be received for the 12 months from the effective date of the (re)certification.
Complete a separate line for each income-earning member. List the respective household member

number from Part II.

Column (A) Enter the annual amount of wages, salaries, tips, commissions, bonuses, and

other income from employment; distributed profits and/or net income from
a business.

Column (B) Enter the annual amount of Social Security, Supplemental Security Income,
pensions, military retirement, etc.

Column (C) Enter the annual amount of income received from public assistance (i.e.,
TANF, general assistance, disability, etc.)

Column (D) Enter the annual amount of alimony, child support, unemployrnent benef,tts,

or any other income regularly received by the household.

Row (E) Add the totals from columns (A) through (D) above. Enter this amount.

Part IV - fncome from Assets

See HUD Handbook 4350.3 for complete instructions on veriffing and calculating income from
assets, including acceptable forms of verification.

From the third party verification forms obtained from each asset source, list the gross amount
anticipated to be received during Ihe 12 months from the effective date of the certification. List
the respective household member number from Part II and complete a separate line for each

member.

Column (F)

Column (G)

List the tlpe of asset (i.e., checking account, savings account, etc.)

Enter C (for current, if the family currently o\Mns or holds the asset), or I
(for imputed, if the family has disposed of the asset for less than fair market
value within two years of the effective date of (re)certification).

Enter the cash value of the respective asset.Column (H)

Column (I) Enter the anticipated annual income from the asset (i.e., savings account
balance multiplied by the annual interest rate).
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TOTALS Add the total of Column (H) and Column (I), respectively.

If the total in Column (H) is greater than $5,000, you must do an imputed calculation of asset

income. Enter the Total Cash Value, multiply by 2% and enter the amount in (J), Imputed Income.

Row (K) Enter the Greater of the total in Column (I) or (J)

Row (L) Total Annual Household Income from All Sources Add (E) and (K) and

enter the total

59l928vlVCl l5-l9l B-6



EXIIIBIT C TO DECLARATION OF RESTRICTTVE COVENANTS

Certificate of
Continuing Program Compliance

Date:

The following information with respect to the Project located at

Victori4 Minnesota (the "Project"), is being provided by Bethesda Cornerstone Village-Victori4
LLC (the "Owner") to the City of Victoria, Minnesota (the "City"), pursuant to that certain
Declaration of Restrictive Covenants, dated July _, 2019 (the "Declaration"), with respect to the
Project:

(A) The total number ofresidential units which are available for occupancy is 52.
The total number of these units occupied is

(B) The following residential units (identified by unit number) are currently
occupied by "Qualiffing Tenants," as ttre term is defined in the Declaration (for a total of l l
units):

I BR Units:

2 BR Units:

3 BRUnits:

(C) The following residential units which are included in (B) above, have been
re-designated as residential units for Qualifuing Tenants since 20_, the
date on which the last "Certificate of Continuing Program Compliance" was filed with the
Citybythe Owner:

Unit
Number

Previous Designation
of Unit (if any)

Replacing
UnitNumber
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Unit
Number

Name of
Tenant

Number
of

Persons
Residing

inthe
Unit

Number
of

Bedrooms

Total
Adjusted

Gross
Income

Date of
Initial

Occupancy

Age Rent

I
2

3

4
5

6

7
8

9

l0
ll
l2
l3
t4
l5
l6
t7
18

l9
20

(D) The following residential units are considered to be occupied by Qualifoing
Tenants based on the information set forth below:

(E) The Owner has obtained a "Certification of Tenant Eligibility," in the form
provided as EXHIBIT B to the Declaration, from each Tenant named in (D) above, and each

such Certificate is being maintained by the Owner in its records with respect to the Project.

Attached hereto is the most recent "Certification ofTenant Eligibility''for each Tenant named

in (D) above who signed such a Certification since 20__-___- the date on

which the last "Certificate of Continuing Program Compliance" was filed with the City by the

Owner.

(F) In renting the residential units in the Project, the Owner has not grven

preference to any particular group or class ofpersons (except for persons who qualiff as

Qualifoing Tenants); and none of the units listed in (D) above have been rented for occupancy
entirely by students, no one of which is entitled to file a joint return for federal income tan

purposes. All of the residential units in the Project have been rented pursuant to a written
lease, and the term of each lease is at least 12 months.

(G) The information provided in this "Certificate of Continuing Program
Compliance" is accurate and complete, and no matters have come to the attention ofthe
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Owner which would indicate that any of the information provided herein, or in any

"Certification of Tenant Eligibility''obtained from the Tenants named herein, is inaccurate or
incomplete in any respect.

(H) The Project is in continuing compliance with the Declaration.

(I) The Owner certifies that as of the date hereof _% ofthe residential dwelling
units in the Project are occupied or held open for occupancyby Qualifring Tenants, as defined

and provided in the Declaration.

(J) The rental levels for each Qualifuing Tenant comply with the maximum
permitted under the Declaration.

(K) The annual Rent Subsidy for the prior calendar year is $_ as shown in
the attached Rent Subsidy calculation prepared in accordance with Section 3.3(5) of the

Contract.

IN WITNESS WHEREOF, I have hereunto affixed my signature, on behalf of the Owner, on

20

By:
Its:

BETHESDA CORNERSTONE VILLAGE.VICTORIA,
LLC
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MINIMUM ASSESSMENT AGREEMENT

THIS AGREEMENT, dated as ofthis 9th day of July, 2019, is between the City of Victoria,
Minnesota (the "City'') and Bethesda Cornerstone Village-Victoria, LLC, a'Wisconsin limited
liability company (the "Developer").

WITNESSETH

WHEREAS, on or before the date hereof the City and Developer have entered into a TIF
Assistance Agreement dated as of July 9th,2019 (the "TIF Agreement") regarding certain real
property located in the City of Victoria, Minnesota (the "City'') the legal description of which is
attached hereto as Exhibit A (the "Development Property'').

WHEREAS, it is contemplated that pursuant to said Agreement, the Developer will
undertake the construction of approximately 52-unit affordable senior multifamily rental housing
development, including an approximately 37-unit, three story apartment building and an

approximately l5-unit single-level townhome development, and all related amenities and

improvements (the "Project"), in accordance with plans and specifications approved by the City.

WHEREAS, the City and Developer desire to establish a minimum market value for the
Development Property and the improvements constructed or to be constructed thereon, pursuant
to Minnesota Statutes, Section 469.177.

WHEREAS, the Developer has acquired the Development Property.

WHEREAS, the City and the Assessor have reviewed plans and specifications for the
Project.

NOW, THEREFORE, the parties to this Agreement, in consideration of the promises,
covenants and agreements made by each to the other, do hereby agree as follows:

l. As of January 2,2021, the minimum market value, which shall be assessed for the
Development Property for taxes payable 2022 and in each year thereafter, shall not be less than

$7,878,000.

2. The minimum market values herein established shall be of no further force and

effect after assessment on or before January 31, 2045 for taxes payable in 2046; provided,
however, this Agreement shall terminate earlier upon such date as the earliest to occur of (i) the
date on which the entire principal and accrued interest on the TIF Note (as defined in the TIF
Agreement) has been paid in full; or (ii) any earlier date the TIF Agreement or the TIF Note is
cancelled in accordance with the terms thereof or deemed paid in full; or (iii) the date the TIF
District (as defined in the TIF Agreernent) is terminated in accordance with the TIF Act (as

defined in the TIF Agreement); or (iv) the date the City cancels the TIF Note upon a written
request for termination from the Developer (the "Termination Date"). If the Termination Date is
earlier than the assessment on or before January 31,2045 for taxes payable in2046, the City shall
duly execute and record a release of this Agreement upon the written request and sole expense of
the then holder of fee title to the Developer Property.
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3. This Agreement shall be recorded by the City with the County Recorder of Carver
County, Minnesota and in the Office of the Carver County Registrar of Titles. The Developer
shall pay all costs of recording.

4. Neither the preambles nor provisions of this Agreement are intended to, or shall
they be construed as, modiffing the terms of the TIF Agreement between the City and the
Developer.

5. This Agreement shall inure to the benefit of and be binding upon the successors

and assigns of the parties, shall be govemed by and interpreted pursuant to Minnesota law, and
may be executed in counterparts, each of which shall constitute an original hereof and all of which
shall constitute one and the same instrument.

This Instrument Drafted By:
Kennedy & Graven, Chartered (JSB)
470 U.S. Bank Plaza
200 South Sixth Street
Minneapolis, MN 5 5402-1 403

2
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IN WITNESS WHEREOF, the City and the Developer have caused this Minimum
Assessment Agreement to be executed in their names and on their behalf all as of the date set forth
above.

CITY OF VICTORIA, MINNESOTA

By
City Manager

STATE OF MINNESOTA

COUNTY OF CARVER

By

SS.
)
)
)

The
2019 by the Mayor of the City of Victoria, a municipal
and political vision organized and existing under the Constitution and laws of the State of
Minnesota, on behalf of said munici

Public

STATE OF MINNESOTA

COUNTY OF CARVER

instrument was acknowledged before me this 5ú auv ot

was acknowledged before me this ,Õþk\,uy ot
the City Manager of the City of Victoria, a cipal

vision organized and existing under the Constitution and laws of
the State of Minnesota, on behalf of said ty.

Public

SS.
)
)
)

2019 by
corporation and

Notary Publlc
Mlnnesota

31,2û21

Notary Publþ
Mlnnoæta

31,ãnl
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BETHESDA CORNERSTONE
VICTORIA,LLC

By:
Name:
Its:

VILLAGE-

O,nJ

)
)
)

SS

M(o the
instlument was acknowledged

Cftt of Bethesda Comerstone Viitaþ-Victoria, LLC, a

beforemethis Srlu 6tt- ,2019, by

limited liability company

N

Samantha S' Wilbern
-ñornRY PuBLlc

STATE OF WISCONSIN
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CERTIFICATION BY COUNTY ASSESSOR

The undersigned, having reviewed the Assessment Agreement dated as of July _,2019
by and City of Victoria and Bethesda Cornerstone Village-Victoria, LLC, the plans and

specifications for the Project, as defined in the foregoing Minimum Assessment Agreement, and

the market value currently assigned to land upon which the improvements are to be constructed

and being of the opinion that the minimum market value contained in the Minimum Assessment

Agreement appears reasonable, hereby certifies as follows:

The undersigned Assessor, being legally responsible for the assessment of the above

described property, hereby certifies that the minimum market value of $7,878,000 as of January2,
2021, assigned to such land and improvements is reasonable.

for County

STATE OF MINNESOTA

COUNTY OF CARVER
ss.

)
)
)

instrument was
the

acknowledged before me on fruoust q 
,

County Ass=essor of Carver Co.rtttf,--_
2019, by

K. <f

Notary Public

SIE\/EN SOOTT.iISÍ
r{oT tlPt,3]jc

MHilESOTA
tatCoøt5Ed¡.hí,m
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EXHIBIT A TO MINIMUM ASSESSMENT AGREEMENT

Legal Description of Development Property

The property located in the City of Victoria, Carver County, Minnesota legally described as:

Lot2, Block l, ARETZ FIRST ADDITION, together with the V/est 50 feet of Lot 3, Block l,
ARETZ FIRST ADDITION, Carver County, Minnesota

59193 lvlVCl l5-191
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